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Hampton Roads / Virginia Beach = 453 

Outer Banks, NC = 482

Chesapeake Bay (Baltimore, MD) = 432

Lake Erie (Cleveland, OH) = 471

Amish Country / Lancaster, PA = 488



Kingsport is…

in Tennessee’s 
5th Largest Metro

Nashville-M’boro-Franklin, TN 1,550,733

Memphis, TN-MS-AR 1,285,732

Knoxville, TN 691,152

Chattanooga, TN-GA 518,441

Kingsport-Bristol, TN-VA 304,689

Clarksville, TN-KY 261,220

Johnson City, TN 195,849

Morristown, TN 135,914

Jackson, TN 112,685

Cleveland, TN 112,143

Cookeville, TN 102,982

Tullahoma, TN 99,494

Sevierville, TN 84,835

Columbia, TN 81,938

Greeneville, TN 66,157

Crossville, TN 53,590

Harriman, TN 53,430

Athens, TN 52,511

Humboldt, TN 49,257

Shelbyville, TN 44,696

Lawrenceburg, TN 40,954

La Follette, TN 40,936

Dyersburg, TN 37,600



Kingsport is…

a proud part of 
America’s

Mountain South

Knoxville, TN 691,152

Greenville, SC 624,715

Chattanooga, TN-GA 518,441

Asheville, NC 408,436

Kingsport-Bristol, TN-VA 304,689

Charleston, WV 303,944

Roanoke, VA 298,108

Huntington, WV 284,234

Spartanburg, SC 280,738

Johnson City, TN 195,849

Charlottesville, VA 194,391

Anderson (Clemson) , SC 182,285

Blacksburg-Christiansburg, VA 158,328

Morristown, TN 135,914

Harrisonburg, VA 118,408

Staunton-Waynesboro, VA 117,170

Census Bureau, Metropolitan Statistical Area: July 1, 2008



Kingsport's settlement pre-dates the State of Tennessee by 35 years!

1761 - British Fort Robinson built in present Kingsport (later taken over by U.S. 

and renamed Fort Patrick Henry)

1775 - Land grant awarded to first King’s Port settler

1775-1783 - American Revolutionary War

1779 - Sullivan County, NC (later TN) formally established

1784-1789 The Lost State of Franklin

1796 - Tennessee statehood from North Carolina

1822 - "Old" Kingsport incorporated

1861-1865 - American Civil War

1865-1877 Reconstruction

1914-1918 World War I

1917 - "New" Kingsport incorporated

Quick Facts



Kingsport (1917)
A John Nolen planned city



The 1999 Economic Summit
Economy in Transition

► “Last one out, turn out the lights”

► Major manufacturing closures/lay-offs

► Eastman spin-off from Kodak

► Major changes in elected officials

► Major changes in leadership

► A new day, a new plan

► “Rustbelt” city

► Call to action

Kingsport Manufacturing 
Jobs 1990-2009



Non-traditional economic development initiatives: 

•Higher Education (Educate & Grow)

•Recruit people (educated with income)
•Retail amenities
•Accessibility (airport)
•Quality of life amenities
•Commitment to education

•Small business & entrepreneurs

•Public arts, sculpture, music, cultural amenities

•Leisure/hospitality/sports tourism

•Redevelopment (inc. downtown)

The 1999 Economic Summit
Initiatives

Broad Street Redevelopment 
Concept Plan 2001



Higher Education Initiative
Northeast State, University of Tennessee, King, LMU, Carson-Newman

A Harvard Top 16 Innovations Finalist 2009
2 years free tuition to H.S. graduates

Childcare

Public Transit

$17 million local capital funding

2,100 students

2002 – Applied Technology

2008 – Health Professions

2009 – Higher Education

2009 – Advanced Manufacturing

Future – Automotive Tech

First LEED certified, publicly funded 

green higher education building in 

Tennessee
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Why Kingsport?
USA Today (Sept 2007): 

“1 in 8 workers leave by 6 a.m.”

► My commute to Downtown is a grand total of 10 minutes
► I can be at my son or daughter’s school in 6 minutes
► I can be at 2 different hospitals in less than 6 minutes
► I can be riding a bike on an 8-mile greenbelt in 5 minutes
► I can be in a 3500 nature preserve in a mountaintop park 

in 19 minutes
► I can be walking around a lakefront park in 12 minutes
► I can be at the airport (& park at the front door) in 20 

minutes
► I can be at 100 different national retailers in under 6 

minutes!!



Forbes Magazine
Lowest Cost of Doing Business

April 5, 2007

Major Metros ranked by lowest cost of doing business*:

1. Greensboro, NC
2. Wilmington, NC
3. Kingsport, TN
10. Asheville, NC
12. Roanoke, VA
14. Knoxville, TN
22. Clarksville, TN
24. Chattanooga, TN
26. Richmond, VA
27. Raleigh, NC
42. Nashville, TN
74. Spartanburg, SC
78. Memphis, TN
104. Tampa-St. Petersburg, FL
109. Charleston, SC
119. Atlanta, GA
122. Orlando, FL
126. Kansas City, MO

131. Cincinnati, OH
134. Greenville, SC
135. Denver, CO
139. Austin, TX
144. Cleveland, OH
145. Baltimore, MD
150. Miami, FL
159. Dallas, TX
169. Seattle, WA
178. Washington, DC-Northern Virginia
186. Los Angeles, CA
192. Philadelphia, PA
193. San Diego, CA
197. Boston, MA
198. San Francisco, CA
199. San Jose, CA
200. New York, NY

*Johnson City ranked #30 in smaller metros



Atlanta
Charlotte
Cincinnati

Detroit
Orlando
Memphis
Tampa

Fort Lauderdale



Results
11 months fiscal YTD 

(ending May 2009)
1,257 families from 

39 states moved to 
Kingsport.

Top Donor States (Jul-Dec 08)

► 1. Virginia

► 2. Florida

► 3. North Carolina

► 4. Georgia

► 5.  Kentucky

► 6.  Michigan, South Carolina

► 7.  Ohio

► 8.  California, New York, Indiana

► 9.  Pennsylvania, Texas

► 10. Maryland

July 1, 2006-May 1, 2009)



Kingsport is…
$8.2 billion of retail potential
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Kingsport Town Center
a $45 million mall transformation
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Kingsport is…
$50+ million invested in redevelopment

Integrated with 
8-mile 

greenbelt

Hundreds of new trees 
retrofit into parking areas

Smart growth adding $32 

million in net new sales



Kingsport is… 
Marriott’s award-winning mountain resort

$28 million expansion now underway!

6 minutes from Downtown

Cattails 
Golf

$65,744,840 in spin-off 
private taxable 

investments

(1998-2008 Sullivan Co Public Tax Records)



Downtown 
Kingsport 
Renaissance

$20,273,200  in private 
investment in over a 10 year 
period  (1998-2008)

Excluding churches, hospital, 
higher education

http://dtkptsquare.files.wordpress.com/2007/02/kaffe-blue-3.JPG


Downtown Façade 
& Redevelopment Grants

Economic Development Board

$135,000 Façade Fund

<$5,000 average per grant

2 years, 28 recipients

$100,000 Demolition/Environmental

$14,000 average

$20,000 max

8 months, 6 recipients

Just added $150,000 

http://www.facebook.com/photo.php?op=1&view=all&subj=47716714849&aid=-1&pid=39991844&id=9400336&oid=47716714849




Downtown 
Kingsport

Restaurants

Microbrews

Live music 
venues



State Theatre

1939
2009

http://www.kingsportstatetheater.org/content//images/stories/photos/state-gone_wind.jpg
http://spotted.timesnews.net/photos/index.php?id=18973&size=large


BANQ Downtown Kingsport
Repurposing an early 
20th century bank, now 
“banq”uet facility and 
professional offices

http://www.facebook.com/photo.php?op=1&view=all&subj=45371839316&aid=-1&pid=40153235&id=9400336&oid=45371839316


Events in 
Downtown 
Kingsport

“Everybody’s 
neighborhood”

http://spotted.timesnews.net/photos/index.php?id=22413&size=large
http://spotted.timesnews.net/photos/index.php?id=16925&size=large
http://spotted.timesnews.net/photos/index.php?id=23726&size=large
http://spotted.timesnews.net/photos/index.php?id=23692&size=large
http://spotted.timesnews.net/photos/index.php?id=4105&size=large
http://spotted.timesnews.net/photos/index.php?id=22389&size=large


Results:

from Rustbelt

to Renaissance



Results: Retail Sales Tax Collections
11 months YTD 1994-2009

62% increase

Source: City of Kingsport Finance Department, May 20, 2009
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Results:  House Price Appreciation 
1st in Tennessee, 44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► +1.27% Kingsport-Bristol, TN-VA
+1.05% Clarksville, TN-KY
+0.09% Jackson, TN
+0.00% Nashville-Murfreesboro-Franklin, TN
-0.03% Knoxville, TN
-0.04% Johnson City, TN
-0.07% Chattanooga, TN-GA
-0.82% Memphis, TN-MS-AR
-1.35% Morristown, TN
-1.36% Cleveland, TN



Results:  House Price Appreciation 
44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► 6. Spartanburg, SC 3.18%
18. Greenville-Mauldin-Easley, SC 2.23%
35. Hickory-Lenoir-Morganton, NC 1.51%
42. Columbia, SC 1.32%
44. Kingsport-Bristol, TN-VA 1.27%
45. Durham-Chapel Hill, NC 1.27%
51. Raleigh-Cary, NC 1.16%
65. Lexington, KY 0.78%
78. Charlotte-Gastonia-Concord, NC-SC 0.39%
79. Asheville, NC 0.31%
81. Greensboro-High Point, NC 0.26%
83. Louisville, KY-IN 0.15%
89. Nashville-Murfreesboro-Franklin, TN 0.00%
90. Knoxville, TN -0.03%
92. Chattanooga, TN-GA -0.07%
100. Roanoke, VA -0.27%



Results:  House Price Appreciation 
44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► 44. Kingsport-Bristol, TN-VA 1.27%
114. Winston-Salem, NC -0.53%
150. Atlanta-Sandy Springs-Marietta, GA -1.65%
174. Richmond, VA -3.01%
178. Charleston-North Charleston-Summerville, SC -3.19%
179. Gainesville, GA -3.46%
184. Wilmington, NC -3.70%
187. Virginia Beach-Norfolk-Newport News, VA-NC -4.02%
233. Myrtle Beach-North Myrtle Beach-Conway, SC -7.10%
245. Washington, DC-VA-MD-WV -9.98%



updated May 28, 2009

CITY OF KINGSPORT 2005 2006 2007 2008 2009
Change (between 2005 

and latest available data)

Unemployment Rate* 9.2% 6.5% 5.1% 6.3% 11.6% 26.1%

Construction Value***** $66,809,260 $88,560,394 $164,480,512 $173,102,255 n/a 159.1%

Population 44,114 44,122 44,435 ** ** 0.7%

Labor Force* 18,760 18,640 19,040 19,110 19,540 4.2%

Employed* 17,030 17,430 18,070 17,900 17,270 1.4%

Not in labor force 25,354 25,482 25,395 n/a n/a 0.2%

Retail Sales*** $1,245,600,000 $1,287,900,000 $1,283,800,000 $1,327,200,000 **** 6.6%

Unemployment (U.S., State, 
Metro & County Data)*

2005 2006 2007 2008 2009 Change 2005-2009

City of Johnson City 5.1% 4.5% 3.7% 4.8% 7.7% 51.0%

City of Oak Ridge 4.7% 4.6% 3.8% 4.4% 7.8% 66.0%

Washington County 5.0% 4.5% 3.7% 4.6% 7.9% 58.0%

Sullivan County 5.6% 4.8% 3.7% 4.3% 8.1% 44.6%

U.S. unemployment 4.9% 4.5% 4.3% 4.8% 8.6% 75.5%

Johnson City MSA 5.2% 4.8% 4.0% 4.8% 8.7% 67.3%

Kingsport-Bristol MSA 5.4% 4.8% 3.9% 4.5% 8.8% 63.0%

Tri-Cities CSA 5.3% 4.8% 4.0% 4.6% 8.8% 66.0%

City of Bristol (TN) 5.8% 5.4% 3.8% 4.2% 9.0% 55.2%

Carter County 5.4% 5.0% 4.5% 5.0% 9.6% 77.8%

TN unemployment 5.6% 5.2% 4.1% 5.1% 9.7% 73.2%

Hawkins County 6.2% 5.7% 4.1% 5.4% 12.0% 93.5%

City of Cleveland 8.3% 6.9% 5.4% 7.5% 14.2% 71.1%

Greene County 7.8% 8.3% 6.1% 7.2% 15.3% 96.2%

City of Morristown 8.7% 8.7% 5.6% 7.8% 17.8% 104.6%

City of Maryville 7.5% 6.8% 5.5% 8.3% 19.3% 157.3%



Results: Employment in Kingsport

1998-2008:

► Net of +2,521 residents employed 

► -10,500 manufacturing jobs

► +5,400 education/healthcare jobs 

► +2,800 leisure/hospitality jobs

► +1,300 natural resources jobs

► +600 financial jobs

► +500 information jobs

Manufacturing

Education/Healthcare



Per capita income doubled from $15,000 in 1990 to 
$30,000 in 2007

Results: Personal Income in Kingsport



Results

► 2007 – Record year for new investment ($164.48 million)

► 2008 – a record year for new investment (2nd year in a row) $180.9 
million

► Eastman’s $1.3 billion “Project Reinvest”

► Holston Valley Medical Center $100mm “Project Platinum” 

► Holston Medical Group’s new 6-story building ($40mm) 

► #1 Walking City by Walk! Magazine

► Dobyns-Bennett High School named Top 4% by Newsweek (x5)

► 2009 – new elementary school opens – first in nearly 60 years! 

► MeadowView won “best in class” in 4 categories from North American 
Lodging Association

► Materials agreement stimulates creation of 600+ residential lots



The Future



Kingsport Press 2008
(from Sullivan Street)



$18.5-$24 million redevelopment
Former Book Printing Factory
Downtown Kingsport
70,000 new medical visits per year

The 
Future



The Future:  RiverWalk

20 year phased 
master plan

First 5 years:

$9 million in public 
improvements

$23 million in 
private investments



The Future:  Aquatic Center

► Fitness, Competition, 
Wellness, Leisure



The Future:  Downtown TIF

► Areawide TIF

► Established 2008

► First funds available 2009

► Expected to generate 
$160,000 per year new 
funding for downtown 
projects, maintenance, 
landscaping, etc.



The Future:  Loft Incentive

► Level playing field

► Compared to new 
“greenfield” residential

► Defrays expense of 
secondary access/egress 
to 2nd & 3rd floor living 
spaces

► Lessens economic hardship 
of sprinkler installation

http://www.facebook.com/photo.php?op=1&view=all&subj=47716714849&aid=-1&pid=40495824&id=9400336&oid=47716714849


Jeff Fleming, AICP 
Assistant City Manager for Development

fleming@ci.kingsport.tn.us

mailto:fleming@ci.kingsport.tn.us

